INTRODUCTION TO THOMAS SAFRAN & ASSOCIATIES
AND FREQENTLY ASKED QUESTIONS (FAQs)
REGARDING WATTS STATION REDEVELOPMENT
1686 E. 103rd St.
Los Angeles, CA 90002

Del Rey Square, 124 units of senior affordable with 25% formerly homeless residents

Veterans Village, 44 units of affordable housing with preference for Veterans and their
families, of which some are formerly homeless.

The Woods at Playa Vista, 83 units of affordable housing for seniors at least 62 years old.

INTRODUCTION
Thomas Safran & Associates (TSA) is a Los Angeles-based developer that has successfully
built over 6,000 units of affordable and mixed-use housing. For over 40 years, TSA has
specialized in developing and property managing the highest quality buildings, many of which
have won awards from prestigious organizations for design and onsite management.
TSA has a reputation of producing properties that seamlessly integrate into the community
because of our company-wide pledge to collaborate with key stakeholders when
conceptualizing the building layout and design and eventually staffing each property with
qualified personnel.
We are confident that our firm and its carefully assembled team have the passion, creativity
and capacity to meet the goal of transforming Watts Station into a high-quality affordable
housing project that adds to and becomes an asset to the Watts community.
Our company wide credo is to enhance the world in which we live and enrich the lives of the
people who reside in our buildings.
We hope you will give us the opportunity to deliver on this commitment.
Respectfully,
The TSA Team

FREQUENTLY ASKED QUESTIONS (FAQs)
1.

WHERE IS THE WATTS REDEVELOPMENT PROJECT?
Located just west and south of the Watts Historic Train Station in Watts (1686 E 103rd
St, Los Angeles, CA 90002). The site is approximately 358,335 sq. ft. total, running
from 103rd Street to 108th Street and bound by Graham Avenue to the East and Grandee
Avenue to the West.

2.

WHO IS THE DEVELOPER?
Thomas Safran & Associates (TSA). In over 40 years we have developed over 6,000
units of affordable rental housing for both seniors, families and veterans in Southern
California and have received many awards for our projects. We pride ourselves on
excellent design and extensive landscaping that makes the development fit in – and
even improve – the neighborhood. Please visit our website for additional information
on our experience (www.tsahousing.com). Housing Corporation of America (HCA) is
a non-profit developer, property owner and service provider for affordable housing.

3.

HOW DID THE WATTS STATION LP COME TO OWN THE WATTS TRAIN
STATION AND ADJACENT PROPERTY FORMER OWNED BY CRA/LA?
The Phase 1 portion of the site, including the Historic Watts Train Station, was
previously owned by CRA/LA, the successor to the former Community
Redevelopment Agency of the City of Los Angeles. CRA/LA was required to dispose
of all existing assets as a part of its Long Range Property Management Plan. The
property was sold to the County of Los Angeles in 2018 at the fair market value based
on an appraisal that was commissioned by CRA/LA and approved by the State of
California Department of Finance (DOF). The County subsequently sold the property
to HCA and TSA for the same amount to enable creation of affordable housing and
redevelopment of the site. The site has deed restrictions that require the property to be
developed for affordable housing.

4.

WHO IS THE PROPERTY MANAGER?
Thomas Safran & Associates. We currently manage over 6,000 units in 50 different
complexes that range from as small as 14 units on Santa Catalina Island to 283 units in
Los Angeles.

5.

WHAT TYPE OF PROJECTS DOES TSA DEVELOP?
TSA has a reputation for developing the highest quality affordable housing. Standard
TSA projects have amenities such as community gathering areas, community kitchens,
libraries, computer rooms, outdoor courtyards, BBQ areas, and a play structure at
family projects. All projects are known for having mature, lush landscaping. Projects
are staffed with two full time management personnel.

6.

WHAT HAS THE CITY APPROVED RELATED TO WATTS STATION?
The approval process for the development is ongoing. We have been engaged in a
community outreach process since 2018 that has led to the current conceptual design.
An entitlement application for Phase 1 of the site was approved by City Planning in 3Q
2020. It includes 87-units of non-age-restricted affordable housing (1-3 bedrooms), 39
units of senior affordable housing (1-2 bedrooms) for households earnings between 3060% of area median income. The project also includes other community benefits
including renovation of the Watts Station Plaza, roadway and sidewalk improvements,
public open space, and at least 3,000 sf of flexible community space. The entitlement
application for Phase 2 of the site is not approved and is subject to future community
engagement.

7.

WHAT IS BEING PROPOSED ON THE SITE?
Our current proposal for Phase 2 includes 109 units of affordable housing for seniors
(62+) and artists, along with additional sidewalk improvements and public open space.
Our goal is to provide this affordable housing in a way that is sensitive to traffic,
density, population, and neighborhood character. We are therefore proposing
significantly less density than what would be allowed by code.

8.

WHAT ARE THE POTENTIAL NON-RESIDENTIAL COMPONENTS OF
THE SITE?
We propose to provide the following non-residential elements in the project based on
community and other stakeholder input.
•

Renovate Historic Watts Train Station. Include neighborhood serving retail and
community use (coffee, restaurant, event space, etc.) and an exhibit space to
celebrate the history of Watts with outdoor seating for customers and Metro
patrons.

•

Renovate the Watts Station Plaza to be a welcoming community space for
cultural and public programs. This space is proposed to be open and accessible
to the Watts community and available to support community events such as the
Watts Jazz Festival.

•

Integrate the “Watts Art Walk”, a collection of art focused open space,
landscape and streetscape stretching along Graham Ave from the Watts Towers
in the south to the Watts Train Station in the north. These improvements will
be designed to emphasize the link between the various historic site in Watts,
including the Watts Train Station and the Watts Towers, to create a safe and
comfortable open space for pedestrians and bicyclists.

•

The “Watts Gateway”. Improvement of open space surrounding the existing
pedestrian bridge will strengthen the visual connection to the Watts Towers.
The bridge provides an ideal view the Towers from a distance. The bridge will
be improved, and the pedestrian-friendly open space will be more attractive and
welcoming.

•

Provide a flexible multi‐purpose center (approximately 3,000sf) adjacent to the
plaza to provide an indoor space for arts and/or other community programs. The
use of this space will be subject to future community outreach and feedback.

9.

WILL GRAHAM AVE BE CLOSED FROM 103RD ST TO 104TH ST?
No, the proposed plan maintains a two-way street. 103rd St will remain open to the
public.

10.

WHAT WILL HAPPEN TO THE TWO EXISTING TENANTS OF THE TRAIN
STATION?
DWP provides important services in Watts. They have committed to relocating their
payment center to the MLK Jr. Shopping Center across the street from the site.
We are in communication with Build Plus to work out a long-term arrangement at the
train station to extend current services and provide additional commercial uses that
benefit the Watts community. We are working through the details of this arrangement
and would appreciate any community feedback.

11.

WHAT CAN BE BUILT ON THE SITE?
The site is zoned both PF-1 or “Public Facilities” and C2-2D-CPIO. These zones permit
affordable housing, commercial and public-serving uses. The project must also adhere
to the Southeast Los Angeles Community Plan Implementation Overlay (SELA CPIO).

12.

WHAT IS AFFORDABLE HOUSING?
Affordable housing is rental housing set aside for individuals and families that earn
between 30% and 60% of the Area Median Income (AMI) in Los Angeles County.
Affordable housing may have preference for specific populations such as seniors,
families, veterans, homeless, or transitional age youth.
See chart below for example of the current maximum rent and income limits in Los
Angeles County.
MAXIMUM INCOME LIMITS PER YEAR BY HOUSEHOLD SIZE
ONE
TWO
THREE
FOUR
FIVE
PERSON
PERSON
PERSON
PERSON
PERSON
$43,860
$50,160
$56,400
$62,640
$67,680
We expect rents to be in the approximate range below:
Studio
1-Bedroom
2-Bedroom
3-Bedroom

$591 - 986 per month
$633 - 1,056 per month
$760 - 1,267 per month
$878 - 1,464 per month

13.

HOW ARE RESIDENTS CHOSEN FOR THE HOUSING?
Interested parties must complete a detailed application. All eligible applicants will enter
a lottery. The lottery winners are subsequently screened with an income verification, a
credit check, a background check, an in-person interview and then a home inspection.
In addition, a limited number of applicants will be placed on a wait list for future
availability. TSA manages the tenant review process carefully to assure the community
is filled with highly qualified residents.

14.

WHAT POPULATION COULD THE PROJECT SERVE?
There are a variety of populations that could be housed in the Watts Station Project.
Some possible resident includes seniors, families, veterans, the formerly homeless, or
artists.

15.

WHAT SAFETY MEASURES WILL YOU IMPLEMENT?
The project will include an on-site resident manager, advanced network of security
cameras, motion-sensor perimeter lighting, security patrol and an access control
system.

16.

WHAT WILL HAPPEN TO THE PARKING LOTS ON SITE?
They will be replaced with new housing, commercial and community open space. The
residential and commercial spaces will be parked per code. Our plan seeks to improve
offsite public parking as well.

17.

WHAT IS THE PLAN FOR LOCAL HIRE?
We are committed to a robust local hire program that focuses on job training, placement
and retention for local residents, contractors and other businesses. We will work with
the Watts community as well as various economic development resources including
The Watts Gang Task Force, Build Plus, HACLA, the City’s Economic Workforce and
Development Department and a jobs coordinator to craft a program that is consistent
with those that have been successfully implemented in the Watts community currently
or in the past.
At a minimum, we are committed to 30% local hire for all new construction jobs,
including 10% for transitional workers. We will hire a local Jobs Coordinator to
organize partnerships with various local employment partners.

